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Letter of Intent | Park Place Townhomes 
 
General Overview 
 
The Park Place Townhomes is a vibrant community nestled into the beautiful red rock hills of 
Sedona.  The project site is home to the previously approved 88 unit Park Place 
(condominiums) which was only partially constructed prior to the 2008 Recession with two 
condominium buildings with six units each.  The proposed completion of the community 
strives to blend into the desert landscape while keeping with the architectural fabric of the 
previously approved project and the greater Sedona community.  The current proposal 
consists of twelve buildings containing 59 fee simple townhome lots, and a clubhouse with 
pool facilities.  This project reduces the total units to 71, a decrease of 17 units from the 
previous proposal.  
 
The previously approved Park Place community consisted of a series of buildings that 
contained a parking garage on the first level with 2 floors of residential units above accessed 
by elevators.  The buildings generally exceeded 30’ in overall height.  The parking level 
necessitated a large amount of grading in order to place the parking “below” grade.  Because 
of this previous grading scheme, the site that exists today has many grading challenges that 
the proposed project must overcome; internal circulation is partially in place, utilities have 
been installed and large portions of the site have been graded away, requiring fill to allow new 
development to be appropriately constructed. 
 
In an effort to reduce the mass of the buildings along the hillside, the floor plans of the 
individual townhome units have been reduced in size from the previously approved condos 
and crafted to better fit the contours of the site.  This design allows the building form to 
visually flow with the gentle rolling curves of the land, while taking advantage of spectacular 
views and outdoor living spaces for the residents.  Replacing the previously-approved three-
story condominium buildings are a combination of one- and two-story townhomes, reducing 
the building scale and creating more desirable integration of architecture into the surrounding 
landscape.  As a result of this new configuration, the overall building heights have been 
dramatically reduced from the original approved development plan and are well below the 
building heights of the previously-approved condo project.    
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Site Design  
 
The entirety of the site was mass graded during the partial construction of the previously 
approved condominium project.  In an attempt to reduce the need for additional grading and 
disruption to the existing residents, the site and buildings of the Park Place Townhomes are 
designed to utilize the previously graded pads, roads, and existing project entry off of State 
Route 89A, as well as maintain the natural topography that was left undisturbed.  This was 
accomplished by designing twelve separate buildings and a single-story clubhouse that are 
placed independently of each other, as well as stepping the foundations of the individual 
buildings to accommodate the undulations of the existing terrain.  The proposed building 
configuration and grading preserves the existing hill in the northeast portion of the project and 
will utilize natural stone for retaining walls and landscaping wherever possible. 
 
The proposed site design situates the buildings to take advantage of the scenic views to the 
north and northwest.  However, the combination of spacing and single-story elements creates 
view corridors between and over the buildings in order to minimize the obstruction of the 
north and northwest views of the existing condos and residences to the southeast.   
 
Drainage Way Design  
 
Drainage will be directed to the roads roll curb and gutter and captured in catch basins or 
spillways. The catch basins will direct runoff to the storm drain system then to the detention 
basins. The storm drain system provides additional storage to the detention area. Detention is 
proposed at the existing points of discharge from the property.  Three of the four detention area 
include a retaining wall along a property line with excavation on the property side to maximize 
storage volumes. In each case, the 100-year pond elevation is below the finished floor elevations 
of adjacent building units.  Emergency overflow is available at each pond, several feet below the 
living quarter elevations. The detention basin at the entrance of the project and the easterly 
detention basins were constructed with the original Park Place project. The easterly detention 
basin consists of a series of 5’ diameter pipes that store drainage runoff and release it to the 
storm system in the ADOT right-of-way. 
 
Building Placement and Orientation  
 
The building design and placement maintains the character and feel of the existing 
condominiums and residential homes to the southeast.  The colors and architecture are 
complementary, as well as the changes in elevations of the rooflines.  The combination of 
pitched and flat roofs, colors, materials, and elevations that are broken up to avoid long runs, 
tie in some of the architectural elements of the Sedona Summit Resort across State Route 89A, 
as well as the Marriott Sedona directly to the south.  
 
The buildings are situated such that the circulation of both cars and pedestrians occurs 
towards the interior of the project, creating a consistent linkage the length of the project.  As a 
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result, the open space is linked around the perimeter of the project, creating visually 
connected open spaces on the west and east sides of the project.  The circulation elements 
and buildings will follow the existing grade, stair stepping and offsetting the buildings to create 
visual interest, while protecting existing views. 
 
The Park Place Townhomes will be part of the existing gated condominium project.  As a result, 
the open space will be maintained by the HOA to be consistent with the current landscaping of 
the condominiums.  The existing gate and entry monumentation will not be modified.  The 
townhomes will be privately owned, similar to the existing condominiums, and each unit will 
have its own private parking.   
 
Linkage and Circulation  
 
The project is a private gated community.  At buildout, limited emergency access will be 
provided at the southwest end of the project, otherwise the access to the project will be 
limited to residents and their guests.  
 
The previously constructed entry to the project is centrally located with access directly off of 
State Route 89A.  Automobile and pedestrian circulation is situated towards the interior of the 
property creating easy accessibility and visual links for the current and future residents to the 
open space, clubhouse, and project entry/exit.   
 
Parking  
 
The townhomes are considered single-family residences and will include a two-car garage with 
each unit.  Per City of Sedona Land Development Code section 912.04, no additional parking 
spaces are required.  The clubhouse and pool facilities are restricted to residents and their 
guests, with no access to the public.  The clubhouse is centrally located with easy pedestrian 
connectivity to all units.  No additional parking is provided or required per code, however 
additional guest parking is provided in each driveway. 
 
Exterior Lighting  
 
Exterior lighting will include building mounted fixtures at entry points and site lighting along the 
roadways.  The lighting plan will be compliant with the lumen output required by the City of 
Sedona municipal code, as well as being dark sky compliant.  Additionally, care will be taken to 
ensure the necessary light for the safety and security of the residents, while limiting the 
impacts of the light on the properties surrounding Park Place. 
 
Signage  
 
No signage is associated with the project, other than the existing monument sign. 
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Building Equipment Services  
 
The project does not include a public refuse area.  Trash will be collected at each unit similar to 
a typical single-family residence.  Mechanical equipment will be screened by landscaping and 
low walls per the landscape plan.  
 
Fences and Walls  
 
The proposed project will continue the existing perimeter fencing matching existing style and 
material. At the south west corner of the project there will be an emergency access gate 
accessible only by emergency vehicles. 
 
Materials to be used for new fences and walls have been previously established and will be 
continued. The use of native stone and stone veneers will be incorporated in new walls. In 
addition, wrought iron fencing will be utilized as has already been done in the existing 
development. Paint colors will match the previous development. 
 
Environment 
 
The majority of the site is not in its natural condition.  The restoration of disturbed areas with 
native planting is a major aspect of the site design utilizing native trees and attention to water 
conservation measures will also be included.  The buildings have been designed to efficiently 
occupy the previously disturbed areas of the site with a lower impact than the previously 
approved project.  High efficiency fixtures and appliances are planned to be used it the units. 
 
Parks, Recreation & Open Space 
 
The project includes an 1,887 SF clubhouse, which provides a gathering space with a 
kitchenette for the residents along with a fitness room.  The clubhouse will also provide a 
community pool, spa, and fire pit to bring residents together.   
 
Economic Development 
 
The project seeks to provide additional housing options for people employed by local 
businesses who have struggled to find housing in the City of Sedona that meets their needs.  
The limited availability of housing is a persistent challenge for businesses that seek to grow 
their employment base, as potential employees cannot find housing due to unmet demand. 
 
  



Park Place Townhomes | Letter of Intent 

 5 

Community 
 
This community creates a unique housing solution that bridges the gap between traditional 
single family residential and multifamily housing.  Townhome living attracts cultural creatives of 
all age demographics, single people with and without children, as well as move down buyers, all 
of whom desire to own rather than rent and gravitate toward a low maintenance lifestyle with 
opportunities for social connection through meaningful community amenities.  This project 
provides open and modern living spaces, private outdoor space, and indoor and outdoor 
community gathering amenities to meet these desires. 
 
Architectural Character and Building Form 
 
The architectural style is designed to be complementary to the existing condominiums, as well 
as the surrounding developments, such as the residential homes to the southeast, Sedona 
Summit Resort across State Route 89A, and the Courtyard by Marriott adjacent to the 
southwest.  The buildings include pitched and flat roofs at varying heights to create visual 
interest and create view corridors.  The colors, materials, and textures are intended to pull in 
those same elements from the surrounding developments and provide visual consistency.  The 
townhomes will also include similar stone detailing as the existing condominiums, as well as 
patios and balconies that will be complementary.   
 
In keeping with the existing architectural expression of the previously approved project, the 
buildings incorporate locally-inspired materials such as earth-toned stucco, thin ledgestone 
masonry veneer, bronze window frames, rusted metal awnings and garage doors, decorative 
vegas, concrete barrel roof tiles, and beveled openings at second floor balconies.  The rust-
tone color palette and rustic materials blend beautifully with the vibrant desert landscape of 
the site, while details such as balconies, cantilevers, and awnings create visual articulation on 
the facades of the homes. 
 
Each building at Park Place has been designed to include a wide variety of floor plan types, 
square footages and heights.  Each building includes one single-story plan in combination with 
the remaining two-story plans.  Buildings 1-8, 11 and 12 include 5 units.  Building 9 includes 5 
units with a modified single-story plan and Building 10 includes 4 units.  As a result of the 
inclusion of a single-story element, a minimum of 33% of each building is at, or below, 16’ from 
finish grade.  The maximum parapet height of any unit in any of the buildings is 26’’-3”, and the 
maximum height to the mid-point of any sloped roof of any unit in any building is 22’-4”.  
Additionally, a secondary single-story element has been included in each building fronting 
Highway Route 89A that provides horizontal relief of at least 10 feet from the setback along the 
frontage. 
 
Buildings 1-3, 7, 9 and 10-12 fall entirely under 22’ above natural grade (utilizing height to mid-
point of sloped roof method). 
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Buildings 4-6 and 8 exceed the 22’ maximum height and require alternate methods to achieve 
compliance as defined in Section 905 Alternate Standards Table 9-F. 
 
 Landscape  
 
The intent of the landscape design will be to reflect and enhance the context of the 
surrounding natural vegetation, surrounding development, and blending the new landscaping 
with the landscaping of the existing development. The restoration of disturbed areas with 
native planting will be a major aspect of this design. The use of native trees and shrubs is key 
to the landscape design. Functional aspects of the design such as screening and buffering will 
be incorporated into the overall landscape design. Attention to water conservation will also be 
included. 
 
The following will be employed in the landscape design: 
 

1. Screening of vehicular use areas, above ground utilities and equipment etc. 
 

2. Planting near buildings to mitigate building mass and provide shading on buildings to 
enhance energy conservation. 

 
3. To provide a natural aesthetic to the development. 
 
4. Incorporate remaining existing trees into the landscape design. This will be 

accomplished by protecting and preserving these trees wherever possible. 
 
5. The use of native plant material throughout the landscape design. 
 
6. Provide native landscaping to all disturbed areas throughout the site. 
 
7. Provide landscaping along pedestrian and vehicular use areas. This will provide shade 

for pedestrian and buffer vehicular use areas. 
 
8. Utilized water conservation techniques. Water harvesting through depressing 

landscape areas to accepted run-off. The use of drip irrigation, controlled by a weather 
sensing smart irrigation controller. 

 
Design and Aesthetic Considerations 
 
Care will be taken to provide a landscape design that will incorporate densities of plants which 
appear natural and utilize similar species to the original developer’s landscaping currently in 
place for consistency. This will be achieved by the strategic placement of trees, shrubs and 
ground covers. Trees and shrubs will be located in areas to maximize screening and buffering, 
provide shade and to enhance the aesthetic quality of the development. 
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Existing Vegetation 
 
The site has been largely disturbed by the previous development. Existing trees and shrubs 
remain however. These consist mainly of native juniper. Existing trees and shrubs will be 
preserved where possible and incorporated into the landscape design. Where appropriate 
areas of existing vegetation will be enhanced with new native plantings to restore as much of 
the native context as possible. 
 
Plant Materials 
 
The use of native trees and shrubs will be the basis of plant selection. The majority of trees will 
be evergreen as required. The use of some ornamentals will be used in order to blend the new 
and existing developments. 
 
The use of natives will ensure a water conserving landscape design. Plant sizes and quantities 
will be as required per Sedona City Code. All plants will be selected from the Sedona approved 
plant list. 
 
Water Conservation 
 
To conserve water a largely native plant design will be used. Passive water harvesting through 
the depression of planting areas to accept run-off. An automatic underground drip irrigation 
system will be used. This system will be controlled by a smart irrigation controller, with on-site 
weather sensor that is capable of measuring rain and temperature and will automatically 
adjust watering accordingly. 
  
How Application Meets the Development Standards of Article 9 of the SLDC 
 
903.02 Height and Massing – Multi-Family Residential Buildings and Structures 
 
903.02.A Overall Building Height 
 

903.02.A.1.a 
 

Utilizing the imaginary horizontal plane of 25’ above natural grade from the highest 
point within the building footprint, Buildings 1-3, 7, 9 and 10-12 comply.  The remaining 
buildings 4-6 and 8 are seeking compliance using 905 Alternate Standards. 
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903.02.A.1.b 
 

Utilizing the imaginary plane that parallels existing terrain 22’ above natural grade 
measured vertically from any point on the face of the building, Buildings 1-3, 9 and 10-
12 comply.  The remaining buildings 4-8 will seek compliance using 905 Alternate 
Standards. 

 
903.02.A.3 

 
All of the buildings on the site do not exceed 40’ measured vertically from the highest 
parapet or roof ridge to finish grade at the lowest point of the building exterior. 

 
903.02.A.4.b 

 
Along Highway Route 89A, where the finish floor is higher than the adjacent road 
surface, buildings are designed to be no more than 15’ in height within 10 of the 
minimum required setback. 

 
903.02.A.4.c 

 
Buildings 1-3, 7, 9 and 10-12 utilize the ability to extend above 22’ at gable roofs not 
exceeding 25’. 

 
903.02.A.4.e.i 

 
It is the intent of the overall design of the project to provide a diversity of building 
heights that work in concert with the topography of the site.  The number of buildings 
exceeding the maximum height in order to achieve this diversity is limited to 5 of the 13 
buildings proposed, complying with Table 9-B. 

 
903.02.B Required Massing 
 

Each building has a minimum of 3 visual massing elements varying by a minimum of 2’.  
Each massing element exceeds 100 square feet in area and has a minimum depth of 6’ 
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903.02.C Building Length 
  

903.02.C.2 
 

Buildings 1-9 and 11-12 are 182’-0” in length with 34% of the building at or below 16’ in 
height.  Building 10 is 154’-0” in length with 40% of the building at or below 16’ in height.  
The percentages shown are unbroken and only include areas visible from both sides of 
the structure. 
 
903.02.C.3 

 
 No proposed structure exceeds 200’ in length. 
 
903.02.D Exposed Mass Heights 
 
 No unbroken planes exceed 22’ on any portion of any building. 
 
904.01 Exterior Color Requirements 
 

904.01.A 
 

The proposed color palette consists of earth and rust tones meant to complement the 
surrounding terrain as well as the existing Park Place Condominiums.  None of the 
chosen colors exceed an LRV value of 25. 

 
904.01.B 

 
The proposed colors will be coordinated to comply with the Munsell requirements.  No 
bright or fluorescent colors are proposed anywhere within the project. 

 
905 Alternate Standards 
 

Due to the proposed buildings utilizing a higher degree of visual articulation (no large 
unbroken wall planes over 250 square feet visible from adjoining properties, multiple 
massing elements, etc.) and providing a color palette with all colors under an LRV of 25, 
the project seeks Alternate Standards to be applied to the height of buildings 4, 5, 6, 7 
and 8. 
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Table 9-G: Application of Alternate Standards to Commercial, Multifamily 
Residential and Public/Semi-Public Buildings or Structures 
 
Building 4 
 

 Point Value Height 

Largest Unrelieved 
Building Planes (sq. 

ft.) LRV % 
Credit Points +13  <250 <16 
Baseline Standard  22   
Debit Points -10 >27   
TOTAL +3    

 
Building 5 
 

 Point Value Height 

Largest Unrelieved 
Building Planes (sq. 

ft.) LRV % 
Credit Points +13  <250 <16 
Baseline Standard  22   
Debit Points -4 24   
TOTAL +9    

 
Building 6 
 

 Point Value Height 

Largest Unrelieved 
Building Planes (sq. 

ft.) LRV % 
Credit Points +13  <250 <16 
Baseline Standard  22   
Debit Points -8 26   
TOTAL +5    

 
Building 7 
 

 Point Value Height 

Largest Unrelieved 
Building Planes (sq. 

ft.) LRV % 
Credit Points +13  <250 <16 
Baseline Standard  22   
Debit Points -5 24.5   
TOTAL +8    
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Building 8 
 

 Point Value Height 

Largest Unrelieved 
Building Planes (sq. 

ft.) LRV % 
Credit Points +13  <250 <16 
Baseline Standard  22   
Debit Points -10 27   
TOTAL +3    

 
906 Materials 
 

The project proposes materials consistent with the existing buildings and the 
surrounding terrain; stucco, rusted metal and earth-to-rust color tones. 

 
907 Screening Requirements 
 

907.01 
 

Equipment will be screened by landscaping and walls. Heights of screening will be as 
required by code. 
 
907.02 

 
Screening of uses, such as vehicular use areas, and buildings will be achieved with walls 
and landscaping. In some areas the use of berms in combination with landscaping and 
walls may be appropriate. Heights of screening will be as required by code. 

 
908 Utilities 
 
 Utilities shall be designed and installed to the satisfaction of this section. 
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909 Trees 
 

Grading and site improvement operations completed as part of the previous project 
have already removed or modified trees on the site.  The current project seeks to 
restrict further impact to only those areas previously affected.  
 
Trees in the landscape design will be provided as follows: 
 

1. Remaining existing trees will be preserve where possible. 
 
2. Quantities of required trees will be as per Sedona City Code for the site, less 

existing trees to be preserved in place. 
 
3. Buildings will be softened, and natural site context preserved/enhanced through 

the use of existing and new native trees. 
 
4. New required trees will be a minimum size as required per Sedona City Code. 
 
5. Native trees will predominantly be used. Evergreens will comprise the majority 

of new trees 
 
910 Landscaping 
 

The intent of the landscape design will be to provide/enhance the natural context of the 
site, as well as the functional requirements of the city code. 
 
The landscape Design will include the following: 
 

1. Buffering for adjacent uses. Landscaping and walls will be used for buffers. 
 
2. The landscaping will provide shade for pedestrians. 
 
3.  The softening and mitigation of buildings. 
 
4. Screening of vehicular use areas and equipment. 
 
5. The enhancement of the natural context of the site. 

 
Details and compliance with all city code requirements will be shown in the landscape 
plans.  The landscape design will be water conserving. Incorporating water harvesting 
and an efficient irrigation system. 
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911 Outdoor Lighting 
 

Exterior lighting, including building mounted fixtures at entry points and site lighting 
along the roadways, will be designed to minimize light pollution, glare, light trespass, 
and conserve energy while maintaining nighttime safety, utility, security, and 
productivity.  The lighting plan will be compliant with the lumen output required by the 
City of Sedona municipal code, as well as being dark sky compliant.  Additionally, care 
will be taken to ensure the necessary light for the safety and security of the residents, 
while limiting the impacts of the light on the properties surrounding Park Place. 
 

How Application Meets the Approval Criteria of Section 401.06 
 
The applicant has made a good faith effort to work with the existing residents within the Park 
Place community to develop a project consistent with their expectations and desires.  Since 
the summer of 2017, the applicant and their representatives have met with the existing Park 
Place Condominium Association to gather input on the future design of the Park Place 
Townhome development and it’s amenities. The applicant is in the process of developing a 
community outreach strategy to the surrounding community. 


